
 

 

 

Date:   December 1, 2016  
 

To:   Interested Person  
 

From:   Benjamin Nielsen , Land Use Services  
  503 -823 -7812  / Benjamin.Nielsen@portlandoregon.gov  

 

NOTICE OF A TYPE II DECISION ON A PROPOS AL IN 
YOUR NEIGHBORHOOD  
 
The Bureau of Development Services has  appro ved a proposal in your neighborhood.  The 
mailed copy of this document is only a summary of the decision.  
The reasons for the decision are included in the version located on the BDS website 
http://www.portlandonline.com/bds/index.cfm?c=46429 .  Click on the District Coalition then 
scroll to the relevant Neighborhood, and case number.  If you disagree with the decision, you 
can appeal.  Information on how to do so is included at the end of t his decision.  
 

CASE FILE NUMBER : LU  16 -207445  DZM  AD  ð NEW 

COMMERCIAL M IXED -USE BUILDING
 

GENERAL INFORMATION  
 
Applicant/  
Representative:  Michael Perso, William Kaven Architecture  

4080 N Williams Ave, Studio 100  
Portland, OR 97227  

 
Owner:   Jack Menashe, R ujax V LLC  

11359 NE Halsey St  
Portland, OR 97220  

 
Owner on Record:  SRC Real Estate Holdings LLC  

4018 N Williams Ave  
Portland, OR 97227 -1447  

 
Site Address:  4073 N WILLIAMS AVE  
 
Legal Description:  BLOCK 27  LOT 1&2  LAND & IMPS SEE R605641 (R010505501) FOR 

MACH & EQUIP, ALBINA HMSTD;  BLOCK 27  LOT 1&2  MACH & 
EQUIP SEE R103281 (R010505500) FOR LAND & IMPS, ALBINA 
HMSTD  

Tax Account No.:  R010505500, R010505501  
State ID No.:  1N1E22DB  13000, 1N1E22DB  13000A1  
Quarter Section:  2630  
 
Neighborhood:  Boise, contact boiselanduse@gmail.com  
Business District:  North -Northeast Business Assoc, contact at chair@nnebaportland.org  
District Coalition:  Northeast Coalition of Neighborhoods, contact Zena Rockowitz at 503 -

388 -5070.  
 
Plan District:  None 

http://www.portlandonline.com/bds/index.cfm?c=46429
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Other Designations:  Albin a Community Plan Area  
Zoning:  EXd ð Central Employment with Design Overlay  
 
Case Type:  DZM AD ð Design Review with Modifications and concurrent 

Adjustment Review  
Procedure:  Type II ð an administrative decision with appeal to the Design 

Commission.  
 
PROPOSA L: 
The applicant requests design review for a proposed new, four -story commercial mixed -use 
building with approximately 4,300 square feet of retail on the ground floor and three floors of 
office uses on the floors above, comprising an additional 25,575 squ are feet. Retail storefronts 
will open onto N Williams Ave and N Mason St. The office lobby will be located on the N 
Williams Ave side of the building. Twenty -one spaces of structured parking will be provided on 
the ground level and accessed from the alley  on the west side of the site. The site is currently 
occupied by a one -story industrial building that will be demolished.  
 
The primary materials proposed to be used in the building include cast -in -place concrete, a 
storefront glazing system at the ground f loor, glazed curtain walls and glazed spandrel panels 
on the upper stories, and dark brick and metal accents.  
 
One Modification  to the applicable site -related zoning code development standards is 
requested:  

1.  33.266.130.F ð Parking Area Layouts . Allow the me chanically -stacked parking spaces to 
be narrower than the minimum 8õ-6ó width required by zoning code table 266-4. 
Proposed width is 7õ-11ó at the entry points to the mechanical parking spaces. The 
spaces themselves will remain at 8õ-6ó in width. The propo sed overhead door into the 
structured parking area is also requested to be 18õ-0ó wide; this is 2õ-0ó smaller than the 
20õ-0ó drive aisle required to provide access to the parking spaces. 

 
One Adjustment  to the applicable use -related zoning code developmen t standards is also 
requested:  

1.  33.266.310.C ð Number of Loading Spaces . The applicant requests that no on -site 
loading spaces be provided. Loading is proposed to be accommodated in an on -street 
loading space. Zoning code section 33.266.310.C.2.b requires the provision of one (1) 
òStandard Aó loading space, which has minimum dimensions that are 35õ long by 10õ 
wide and an overhead clearance of 13õ. 

 
Design review is required for proposed new development and requested modifications to site -
related developmen t standards in the òdó Design Overlay zone. Adjustment Review is required 
for proposed adjustments to use -related zoning code development standards.  
 
RELEVANT APPROVAL CRITERIA : 
In order to be approved, this proposal must comply with the approval criteria of Title 33.  The 
relevant criteria are:  
 

< 33.825 Design Review  
< 33.805 Adjustments  
< 33.805.040 Adjustments Approval 

Criteria  

< Community Design Guidelines  
< 33.825.040 Modifications That Will 

Better Meet Design Review 
Requirements  

 

ANALYSIS  
 
Site and Vicinity:  The subject site is located at the southwest corner of the intersection of N 

Williams Avenue [Neighborhood Collector Street, Community Corridor, Transit Access Street, City 

Bikeway, City Walkway, Minor Emergency Response Street ] and N Mason Street [local s ervice all 

transportation modes]  in the Albina Community Plan Area. The site is currently occupied by a 

single -story concrete warehouse. An alley runs along the west side of the site, bisecting the 
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block in a north -south direction. The immediate vicinity h as seen much recent redevelopment 
at the intersection of N Williams and N Mason, including a large mixed -use complex directly 
across N Mason St. Lower -scale multifamily residential redevelopment has occurred on a couple  
parcels to the west  of the site, acr oss the alley. Single -dwelling residential building s remain  to 
the immediate south of the site. Smaller -scale commercial buildings  and single -dwelling 
residential buildings  lie to the east across N Williams. The entire N Williams corridor has also 
seen muc h redevelopment in recent years, and at varying scales and with a mixture of 
commercial, residential, and very few industrial uses.  
 
Zoning:   The Central Employment  (EX) zone allows mixed uses and is intended for areas in the 
center of the City that have p redominantly industrial -type development.  The intent of the zone 
is to allow industrial and commercial uses which need a central location.  Residential uses are 
allowed, but are not intended to predominate or set development standards for other uses in 
th e area.  
 
The òdó overlay promotes the conservation and enhancement of areas of the City with special 
historic, architectural or cultural value. New development and exterior modifications to existing 
development are subject to design review. This is achieve d through the creation of design 
districts and applying the Design Overlay Zone as part of community planning projects, 
development of design guidelines for each district, and by requiring design review.  In addition, 
design review ensures that certain typ es of infill development will be compatible with the 
neighborhood and enhance the area.  
 
 
Land Use History:   City records indicate that prior land use reviews include the following:  

< EA 16 -115812 PC  ð Pre-application conference for proposed new commercial m ixed -use 
building.  

 
Agency Review:  A òNotice of Proposal in Your Neighborhoodó was mailed September 26, 2016 .  
The following Bureaus have responded with no issues or concerns:  

< Water Bureau  
 

The Bureau of Environmental Services responded with no objections to approval of the design 
review and adjustment review and with information about available sanitary service and 
stormwater management requirements.   Please see Exhibit E -1 for additional details.  
 
The Bureau of Transportation Engineering responded with no objections to the design review 
and with support for the requested adjustment to provide no on -site loading spaces.   Please see 
Exhibit E -2 for additional details.  
 
The Site Development Section of BDS responded with comments about topography, stormwater 
infiltration, and erosion prevention.  Please see Exhibit E -3 for additional details.  
 
The Life Safety Section of BDS responded with general life safety comments. Please see Exhibit 
E-4 for additional details.  
 
The Fire Bureau responded, stating that Fire Co de requirements apply at the time of building 
permit. Please see Exhibit E -5 for additional details.  
 
Neighborhood Review:  A Notice of Proposal in Your Neighborhood was mailed on September 
26, 2016 .  No written response s were received from either the Neigh borhood Association or 
notified property owners in response to the proposal.  
 

ZONING CODE APPROVAL CRITERIA  
 
(1) Chapter 33.825 Design Review  
Section 33.825.010 Purpose of Design Review  
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Design review ensures that development conserves and enhances the reco gnized special design 
values of a site or area.  Design review is used to ensure the conservation, enhancement, and 
continued vitality of the identified scenic, architectural, and cultural values of each design 
district or area.  Design review ensures that  certain types of infill development will be 
compatible with the neighborhood and enhance the area.  Design review is also used in certain 
cases to review public and private projects to ensure that they are of a high design quality.  
 
Section 33.825.055 Des ign Review Approval Criteria  
A design review application will be approved if the review body finds the applicant to have 
shown that the proposal complies with the design guidelines for the area.  

 
Findings:  The site is designated with design overlay zonin g (d), therefore the proposal 
requires Design Review approval.  Because of the siteõs location, the applicable design 
guidelines are the Community Design Guidelines.  

 
Community Design Guidelines  
The Community Design Guidelines consist of a set of guideline s for design and historic design 
cases in community planning areas outside of the Central City. These guidelines address the 
unique and special characteristics of the community plan area and the historic and 
conservation districts. The Community Design Gui delines focus on three general categories: (P) 
Portland Personality,  which establishes Portland's urban design framework; (E) Pedestrian 
Emphasis,  which states that Portland is a city for people as well as cars and other movement 
systems; and (D) Project D esign,  which assures that each development is sensitive to both 
Portland's urban design framework and the users of the city.   
 

Staff has considered all guidelines and has addressed only those guidelines considered 

applicable to this project.  
 
P1.   Plan A rea Character.  Enhance the sense of place and identity by incorporating site and 
building design features that respond to the areaõs desired characteristics and traditions. 
 
D7.   Blending into the Neighborhood. Reduce the impact of new development on est ablished 
neighborhoods by incorporating elements of nearby, quality buildings such as building details, 
massing, proportions, and materials.  
 

Findings  for P1 & D7 : The proposed building places retail uses and the commercial 
lobby entry along the street fro ntage, establishing an active ground floor for almost the 
full length of both street -facing facades. Parking entry and other back -of-house uses face 
the alley along the west side of the building.  This ground floor arrangement complements 
the still -developi ng pedestrian character of the N Williams corridor.  
 
The proposed building is also scaled to blend in with the existing neighborhood. Shorter 
than the new mixed -use developments to the north and northeast, the four -story 
building better reflects the charac ter of its own block, which has R1 -zoning, and 
therefore, smaller -scale single -dwelling and multi -dwelling development on the west half 
of the block. The building also steps down  along  the south edge of the site, genuflecting 
towards existing single -dwelli ng houses that sit in the middle of the subject siteõs block. 
In addition to the buildingõs scale and step-down on the south end of the site, rooftop 
landscaping and ground floor landscaping along the south lot line and along the alley, 
help to soften the building and help it to better blend in to the current adjacent 
residential context.  
 
The building has a fairly simple, straightforward massing that both reflects its interior 
program and reflects the massing of existing streetcar -era commercial buildings along N 
Williams Ave. The proposed material palette is also simple and restrained, incorporating 
high -quality materials , with layers of opacity and transparency. These, again, respond to 
the best of the developing building projects in the neighborhood whil e simultaneously 
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reflecting the character of exiting single -story commercial development that remains on 
the street.  
 

Therefore, these guidelines are met.  
 
E1.   The Pedestrian Network. Create an efficient, pleasant, and safe network of sidewalks 
and paths  for pedestrians that link destination points and nearby residential areas while 
visually and physically buffering pedestrians from vehicle areas.   
 
E2.   Stopping Places. New large -scale projects should provide comfortable places along 
pedestrian circula tion routes where people may stop, visit, meet, and rest.  
 

Findings  for E1 & E2 : The proposed building incorporates deep, 7õ-4ó ground level 
setbacks along N Williams Ave and 2õ-9ó ground level setbacks along N Mason St. These 
setbacks, delineated both by the overhanging upper stories and a continuation of the 
sidewalk frontage zone scoring pattern, help to extend the pedestrian environment and 
allow room for covered outdoor seating and dining at the retail spaces.  
 

Therefore, these guidelines are met.  
 
E3.    The Sidewalk Level of Buildings. Create a sense of enclosure and visual interest to 
buildings along sidewalks and pedestrian areas by incorporating small scale building design 
features, creating effective gathering places, and differentiating street lev el facades.  
 
E4.   Corners that Build Active Intersections. Create intersections that are active, unified, 
and have a clear identity through careful scaling detail and location of buildings, outdoor areas, 
and entrances.  
 
E5.   Light, Wind, and Rain. Enhan ce the comfort of pedestrians by locating and designing 
buildings and outdoor areas to control the adverse effects of sun, shadow, glare, reflection, 
wind, and rain.  
 
D2.   Main Entrances. Make the main entrances to houses and buildings prominent, 
interes ting, pedestrian accessible, and transit -oriented.  
 

Findings  for E3, E4, E5, & D2 : As described above in Findings for E1 & E2, 
the ground floor of the building is set back from the street lot line along both 
street frontages. The upper stories extend out o ver this sidewalk extension, 
creating a sense of enclosure along both sidewalks and providing rain 
protection and shade for pedestrians.  
 
The ground floor facing both streets is defined by large storefront windows set 
on cast -in -place concrete bulkheads. B etween bays of windows, the cast -in -
place bulkheads extend into full walls in front of which are planters set into 
the sidewalk extension. This helps to set the ground level apart from the sleek, 
expansive glazing of the upper stories. The large storefront  windows also 
provide views into the active retail spaces at the ground level which help to 
activate the intersection of N Williams & N Mason.  
 
The buildingõs main entrances, into both the retail space and the lobby to the 
office above, open onto N Willia ms Ave, which is the more heavily -trafficked 
street (in all modes). This helps to make the main entrances both prominent, 
easily accessible, and very transit -oriented.  
 

Therefore, these guidelines are met.  
 
D3.   Landscape Features. Enhance site and buildi ng design through appropriate placement, 
scale, and variety of landscape features.  
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Findings:  The proposed building occupies most of the ground level of the subject site; 
however, small landscape planters are placed along the sidewalk edges of the building , 
helping to soften the cast -in -place concrete walls at the ground level. A partial 7õ building 
setback at the south side of the site also allows for landscaping to provide a buffer 
between the proposed mixed -use commercial development and the adjacent sma ll -scale 
residential property. Narrow landscape planters are also incorporated on the west side of 
the site, providing some softness along the alley, reflecting its use not just as a service 
road but also as a pedestrian pathway through the block. Landscap ing here also helps to 
provide screening at the enclosed service areas that face the alley.  
 
Landscape features extend up onto the building itself, helping to tie the building into its 
site and helping to ease the transition in building scale from the resi dential property 
immediately to the south up to the four -story building proposed on -site. Landscaping on 
the second floor terrace also helps to provide screening of the outdoor uses that would 
otherwise overlook the adjacent property.  
 

Therefore, this guid eline is met.  
 
D4.   Parking Areas and Garages. Integrate parking in a manner that is attractive and 
complementary to the site and its surroundings. Locate parking in a manner that minimizes 
negative impacts on the community and its pedestrians. Design pa rking garage exteriors to 
visually respect and integrate with adjacent buildings and environment.  
 

Findings: The proposal includes a fully -enclosed parking garage along the 
west edge of the site with access from the alley. Providing access from the 
existin g alley limits ground level active space disruptions along the street front.  
The garage is proposed to be clad in board formed concrete, which is 
consistent with the rest of the building base and completely screens the 
parking area from view. The overhead door into the parking area is located 
under the balconies on the west side of the building, further minimizing the 
visual impact of the parking area. Finally, landscaping between the building 
and the alley provides additional screening and helps to improve  the 
pedestrian comfort of the alleyway.  
 

Therefore, this guideline is met.  
 
D5.   Crime Prevention. Use site design and building orientation to reduce the likelihood of 
crime through the design and placement of windows, entries, active ground level uses, and 
outdoor areas.  
 

Findings: The proposed building is oriented towards both streets, with large amounts of 
glazing and active ground floor uses facing both, providing opportunities for òeyes on the 
street.ó Entries into the retail spaces and the commercia l lobby are all provided directly off  
of the street. Pedestrian -scaled lighting is also provided around the three public sides of 
the building . All of these elements help to reduce the likelihood of crime.  
 

Therefore, this guideline is met.  
 
D8.   Interest , Quality, and Composition. All parts of a building should be interesting to view, 
of long lasting quality, and designed to form a cohesive composition.  
 

Findings: The proposed building incorporates a restrained and high -quality 
material palette to create  a visually interesting and cohesive composition. This 
palette includes the following:  
< The use of board -formed cast -in -place concrete at the ground level and the 

stair core on the west elevation.  
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< Aluminum  storefront windows with dark -colored framing line the ground 
floors along the street -facing facades. These windows rest on a cast -in -
place concrete curb that integrates with the cast -in -place concrete used 
elsewhere at the ground level.  

< In addition to a change in plane between the ground floor and the upp er 
stories, a dark metal fascia band provides clear delineation between the 
ground floor and upper stories. This band is composed of pre -finished 18 -
gauge metal, which helps to ensure the quality of this very visible element.  
This fascia also matches the c olor used on the storefront windows below, 
and the same metal color appears elsewhere around the building, including 
on other fascia and coping details, balconies, metal planters, and curtain 
wall mullions.  

< The upper floors are clad primarily in a glazed c urtain wall system. Vertical 
mullions in this system are butt -glazed, and the horizontal mullions use a 
rectangular aluminum mullion with a very shallow profile. In between 
transparent glazing panels, spandrel panels are arranged in a vertical 
stack. These  spandrel panels are composed of vertically -fritted glazing, 
which, together with their arrangement on the building, express verticality 
on the façade. Together, these details help the upper street -facing and 
south -facing stories to read with a well -refine d and unified glazed 
expression.  

< A roof terrace at the south side of the building is accessed from a 
protruding wing on the south side of the building. This wing is clad 
primarily in storefront glazing and dark -colored brick intended to match 
the metal use d throughout the exterior. The brick is arranged in a stacked 
bond pattern, echoing both the board -formed cast -in -place concrete used 
at the ground level and the verticality of the glazed spandrel panels used in 
the curtain wall.  

< At the parapet  and roof te rrace canopy , a 22 -gauge metal fascia and 
parapet cap, colored to match the metal trim used throughout the exterior, 
are proposed. This fascia sits behind the main plane of the upper story 
walls. The transition between these two planes is finished with a m etal 
flashing that is finished to match the curtain wall, the fascia, and other 
metal finishes used throughout the exterior.  The flat metal panel proposed 
in this area, though, may be large and long enough to pillow or oil -can at 
22-gauge thickness. A 20 -gauge thickness would more suitably address 
these concerns and ensure quality in these important details.  

  
Taken altogether, the proposed building is a unified, well -integrated, and well -
detailed addition to the neighborhood.  
 

With the condition of approva l that the proposed parapet  and roof terrace canopy  

fascia and parapet cap shall be of 20 -gauge thickness rather than 22 -gauge, this 

guideline will be met.  
 

 
(2) 33.825.040 Modifications That Will Better Meet Design Review Requirements:  
The review body may  consider modification of site -related development standards, including the 
sign standards of Chapters 32.32 and 32.34 of the Sign Code, as part of the design review 
process.  These modifications are done as part of design review and are not required to go  
through the adjustment process.  Adjustments to use -related development standards (such as 
floor area ratios, intensity of use, size of the use, number of units, or concentration of uses) are 
required to go through the adjustment process.  Modifications t hat are denied through design 
review may be requested as an adjustment through the adjustment process.  The review body 
will approve requested modifications if it finds that the applicant has shown that the following 
approval criteria are met:  
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A. Better meet s design guidelines.   The resulting development will better meet the 
applicable design guidelines; and  

B.  Purpose of the standard.   On balance, the proposal will be consistent with the purpose of 
the standard for which a modification is requested.  

 
Modificat ion #1 : 33.266.130.F ð Parking Area Layouts . Allow the mechanically -stacked 
parking spaces to be narrower than the minimum 8õ-6ó width required by zoning code table 
266 -4. Proposed width is 7õ-11ó at the entry points to the mechanical parking spaces. The 
spaces themselves will remain at 8õ-6ó in width. The proposed overhead door into the 
structured parking area is also requested to be 18õ-0ó wide; this is 2õ-0ó smaller than the 20õ-0ó 
drive aisle required to provide access to the parking spaces.  

 

Purpose St atement : 33.266.130 , Development Standards for All Other Uses . The 

development standards promote vehicle areas which are safe and attractive for motorists 
and pedestrians. Vehicle area locations are restricted in some zones to promote the desired 
character  of those zones. Together with the transit street building setback standards in the 
base zone chapters, the vehicle area restrictions for sites on transit streets and in 
Pedestrian Districts:  

< Provide a pedestrian access that is protected from auto traffic;  and  
< Create an environment that is inviting to pedestrians and transit users.  

< The parking area layout standards are intended to promote safe circulation within 
the parking area, provide for the effective management of stormwater runoff from 
vehicle areas, and provide for convenient entry and exit of vehicles. The setback and 
landscaping standards:  

< Improve and soften the appearance of parking areas;  

< Reduce the visual impact of parking areas from sidewalks, streets, and especially 
from adjacent residential zo nes;  

< Provide flexibility to reduce the visual impacts of sm all residential parking lots;  

< Direct traffic in parking areas;  

< Shade and cool parking areas;  

< Reduce the amount and rate of stormwater runoff from vehicle areas;  

< Reduce pollution and temperature of stormwater runoff from vehicle areas; and  

< Decrease airborne and waterborne pollution.  

 

Standard: 33.266.130.F.2 , Parking space and aisle dimensions. Parking spaces and aisles 

must meet the minimum dimensions contained in Table 266 -4. For stacked parking ar eas, 
see Section 33.266.140 below.  
 

Table 266-4 
Minimum Parking Space and Aisle Dimensions [1,2] 

Angle  
(A) 

Width 
(B) 

Curb 
Length 
(C) 

1 Way Aisle 
Width  
(D) 

2 Way Aisle 
Width 
(D) 

Stall  
Depth  
(E) 

0° (Parallel) 8 ft. 22 ft. 6 in. 12 ft. 20 ft. 8 ft. 

30° 8 ft. 6 in. 17 ft. 12 ft. 20 ft. 15 ft. 

45° 8 ft. 6 in. 12 ft. 12 ft. 20 ft. 17 ft. 

60° 8 ft. 6 in. 9 ft. 9 in. 16 ft.  20 ft. 17 ft. 6 in. 

90° 8 ft. 6 in. 8 ft. 6 in. 20 ft. 20 ft. 16 ft. 

Notes: 
[1] See Figure 266-4. 
[2] See Section 33.266.130.F.3 for information on parking spaces for the disabled. 

 

 

A.  Better meets design guidelines.  The resulting development will better meet the applicable 

design guidelines; and  
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Findings: The proposal to allow narrower parking spaces at the entry into 
individual  parking spaces comes about because the spaces are located within 
the building, allowing the building to occupy the full site area with three 
stories above the ground floor parking. Structural columns required to support 
those upper stories partially restr ict the width of the parking spaces provided. 
Additionally, to accommodate the desired number of parking spaces in the 
smallest possible ground floor area, vehicle parking stackers are employed. The 
structure supporting these stackers also partially reduce s the width of the 
parking spaces at their opening onto the aisle.  However, the combined result of 
these restrictions, in addition to the provision of additional building massing 
above the parking area, is a ground floor with more space devoted to active 
usesñspecifically, the large retail spaces fronting N Williams Ave and N Mason 
St.  
 
The proposal to allow an 18õ-0ó wide overhead door into the parking garage will 
allow both for a more unified and pedestrian -oriented exterior on the west 
façade as well as  providing room for additional, non -required bicycle parking 
along the alley frontage.  
 
The proposed building, therefore, better meets design guidelines pertaining to 

the character of the adjacent neighborhood (Guidelines P1 ð Plan Area 

Character and  D7 ð Blending into the Neighborhood) , pedestrian comfort 

(Guidelines E1 ð Pedestrian Networks and  D4 ð Parking Areas and Garages),  and 

ground floor activation (Guidelines E3 ð The Sidewalk Level of Buildings and  E4 

ð Corners that Build Active Intersections).  
 

B. Purpose of the standard.  On balance, the proposal will be consistent with the purpose of the 

standard for which a modification is requested.  
 

Findings:  The parking area layouts standards ñspecifically the parking space 
and aisle dimensions ñare, ultimatel y, designed to promote the safe circulation 
of vehicles within parking areas. Though the proposed parking spaces and the 
garage entry will be narrower than the code standard, these spaces will be 
occupied by tenants of the building, and they will likely us e these spaces on a 
daily basis ñultimately becoming familiar with the particulars of entering and 
exiting the parking spaces and parking area. Therefore, since this garage is not 
intended for public visitor use, repeat users will be able to safely navigate  the 
tighter spaces, retaining the desire for safe circulation of vehicles within 
parking areas and meeting the purpose of the standards.   

 

Therefore , this Modification merit s approval.  

 
 
(3) Chapter 33.805 Adjustments:  
33.805.010  Purpose  
The regulations  of the zoning code are designed to implement the goals and policies of the 
Comprehensive Plan.  These regulations apply citywide, but because of the city's diversity, 
some sites are difficult to develop in compliance with the regulations.  The adjustment review 
process provides a mechanism by which the regulations in the zoning code may be modified if 
the proposed development continues to meet the intended purpose of those regulations.  
Adjustments may also be used when strict application of the zoning cod e's regulations would 
preclude all use of a site.  Adjustment reviews provide flexibility for unusual situations and 
allow for alternative ways to meet the purposes of the code, while allowing the zoning code to 
continue to provide certainty and rapid proc essing for land use applications.  
 
The following adjustment(s) is/are requested:  
Á Number of Loading Spaces  (33.266.310.C ): Requires one (1) Standard òAó loading space 

located on site .  The applicant proposes no loading spaces on site . 
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33.805.040 Approval C riteria  
Adjustment requests will be approved if the review body finds that the applicant has shown 
that approval criteria A through F have been met:  
 
A.  Granting the adjustment will equally or better meet the purpose of the regulation to be 

modified.  
 

Finding s: The purpose statement for 33.266.310, Loading Standards,  is: òA minimum 
number of loading spaces are required to ensure adequate areas for loading for larger uses 
and developments. These regulations ensure that the appearance of loading areas will be 
consistent with that of parking areas. The regulations ensure that access to and from 

loading facilities will not have a negative effect on the traffic safety or other transportation 

functions of the abutting right -of-way .ó 

 
To get a better understanding of the anticipated loading demand generated by the proposed 
development, PBOT required the applicant to submit a professionally prepared Loading 
Demand Analysis to include observations of loading activities at similar sites.  For projects 
such as this, consis ting of 4,300 sq. ft. of ground floor retail and 25,575 sq. ft. of office 
development, the Portland Zoning Code requires one Standard A on -site loading space (35 -ft 
long, 10 -ft wide, and 13 -ft clearance).  Based upon the results of the applicantõs analysis, 
prepared by DKS Associates, the average loading demand observed at similar sites was 
approximately 4 per day with trucks remaining within the designated loading areas an 
average of 15 minutes or less.  
 
There is an existing 62 -ft long on -street Truck Load ing Zone (TLZ) located along the siteõs N 
Mason frontage.  Additionally, there is an existing curb -cut/driveway to the east of the TLZ 
that provides access to an on -site loading area within the existing building.  This curb -cut 
will be closed in relation t o the proposed development thereby making this area available for 
on-street parking.     
 
The proposed development includes an on -site parking area that will be accessed via the 
public alley along the west side of the site.  Both PBOT and BDS are supportiv e of utilizing 
the alley for vehicle access.  However, as documented in the applicantõs Loading Demand 
Analysis, the alley poses several challenges for accommodating on -site loading.  Specifically, 
the alley slopes steeply upwards from N Mason to the propo sed garage access which would 
make achieving the necessary vehicle clearance impracticable and would result in a ramp 
grade between 10 -18 percent.  

 
Accordingly, based upon the low number of daily deliveries expected and the site 
constraints related to the alley grade, PBOT supports the applicantõs requested Adjustment 
to reduce the number of required on -site loading spaces from one Standard A space to 
none.  
 

For these stated reasons, the approval criterion is met.  

 
B.  If in a residential zone, the proposal wil l not significantly detract from the livability or 

appearance of the residential area, or if in an OS C, E, or I zone, the proposal will be 
consistent with the desired character of the area.  

 
Findings:  The subject site is not located in a residential zone.  
 

Therefore,  this criterion does not apply.  

 
C. If more than one adjustment is being requested, the cumulative effect of the adjustments 

results in a project which is still consistent with the overall purpose of the zone.  
 

Findings:  Only one adjustment is bei ng requested.  
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Therefore, this criterion does not apply.  

 
D.  City -designated scenic resources and historic resources are preserved.  
 

Findings:  No city -designated scenic or historic resources are present on the subject site.  
 

Therefore,  this criterion does not  apply.  

 
E.  Any impacts resulting from the adjustment are mitigated to the extent practical; and  
 

Findings:  No negative impacts are expected given that loading can be accommodated with 
the existing on -street loading space on N Mason Street.  
 

For these stated  reasons, the approval criterion is met.  

 
F.  If in an environmental zone, the proposal has a few significant detrimental environmental 

impacts on the resource and resource values as is practicable;  
 

Findings:  The subject site is not located in an environmenta l zone.  
 

Therefore,  this criterion does not apply.  

 

DEVELOPMENT STANDARDS  
 
Unless specifically required in the approval criteria listed above, this proposal does not have to 
meet the development standards in order to be approved during this review process.   The plans 
submitted for a building or zoning permit must demonstrate that all development standards of 
Title 33 can be met, or have received an Adjustment or Modification via a land use review prior 
to the approval of a building or zoning permit.  
 

CONCLU SIONS  
 
The proposed new four -story commercial mixed -use building has a coherent design with well -
integrated and high -quality materials and detailing. The proposed, slightly setback retail uses 
along the street -facing ground floor will help to activate the street and provide potential 
stopping places while at the same time providing some measure of weather protection. The 
proposed building will also fit well within the context of the still -redeveloping N Williams Ave 
corridor.  
 
The design review process exis ts to promote the conservation, enhancement, and continued 
vitality of areas of the City with special scenic, architectural, or cultural value. The proposal 
meets t he applicable design guidelines, modification criteria , and approval criteria and 
therefore warrants approval . 
 

ADMINISTRATIVE DECISION  
 
Approval of a proposed new, four -story commercial mixed -use building with retail uses and 
structured parking on the ground floor and three floors of office uses on the floors above; and,  
 
Approval for the follo wing Modification requests:  
1.  Allow the mechanically -stacked parking spaces to be narrower than the minimum 8õ-6ó 

width required by zoning code, and allow the proposed parking aisle width at the overhead 
door into the structured parking area to be  18õ-0ó wide rather than the required  20õ-0ó wide 
smaller (PZC 33.266.130.F ); and,  

 
Approval for the following  Adjustment request : 
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1.  Allow  no on -site loading spaces to be provided instead of the required one òStandard ôAõó 
loading space (PZC 33.266.310.C.2.b); and,  

 
Per the approved site plans, Exhibits C -1 through C -48 , signed and dated 11/28/2016 , subject 
to the following conditions:  
 
A. As part of the building permit application submittal, the followin g development -related 

condition  (B) must be noted on each of the 4  required site plans or included as a sheet in 
the numbered set of plans.  The sheet on which this information appears must be labeled 
"ZONING COMPLIANCE PAGE - Case File  LU 16 -207445  DZM AD ." All requirements must 
be graphically represented on the site pl an, landscape, or other required plan and must be 
labeled "REQUIRED."  
 

B.  The proposed parapet  and roof terrace canopy  fascia and parapet cap shall be of 20 -gauge 
thickness rather than 22 -gauge.  

 
Staff Planner:  Benjamin Nielsen  
 
 
Decision rendered by:  _ ___________________________________________ on November 28, 2016.  

            By authority of the Director of the Bureau of Development Services  

 
Decision mailed: December 1, 2016  
 
 
About this Decision. This land use decision is not a permit  for developmen t.  Permits may be 
required prior to any work.  Contact the Development Services Center at 503 -823 -7310 for 
information about permits.  
 
Procedural Information.   The application for this land use review was submitted on July 19, 
2016 , and was determined to be complete on September 14, 2016 . 
 

Zoning Code Section 33.700.080  states that Land Use Review applications are reviewed under 

the regulations in effect at the time the application was submitted, provided that the 
application is complete at the time of sub mittal, or complete within 180 days.  Therefore this 
application was reviewed against the Zoning Code in effect on July 19, 2016 . 
 

ORS 227.178  states the City must issue a final decision on Land Use Review applications 

within 120 -days of the application be ing deemed complete.  The 120 -day review period may be 
waived or extended at the request of the applicant.  In this case, the applicant requested that 
the 120 -day review period be extended by 14 days, as stated with Exhibit G -4. Unless further 
extended by the applicant, the 120 days will expire on: January 26, 2017 . 
  
 
Some of the information contained in this report was provided by the applicant.  
As required by Section 33.800.060 of the Portland Zoning Code, the burden of proof is on the 
applicant to show that the approval criteria are met.  The Bureau of Development Services has 
independently reviewed the information submitted by the applicant and has included this 
information only where the Bureau of Development Services has determined the information 
sat isfactorily demonstrates compliance with the applicable approval criteria.  This report is the 
decision of the Bureau of Development Services with input from other City and public agencies.  
 
Conditions of Approval.   If approved, this project may be subject  to a number of specific 
conditions, listed above.  Compliance with the applicable conditions of approval must be 
documented in all related permit applications.  Plans and drawings submitted during the 
permitting process must illustrate how applicable cond itions of approval are met.  Any project 
elements that are specifically required by conditions of approval must be shown on the plans, 
and labeled as such.  
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These conditions of approval run with the land, unless modified by future land use reviews.  
As used in the conditions, the term òapplicantó includes the applicant for this land use review, 
any person undertaking development pursuant to this land use review, the proprietor of the 
use or development approved by this land use review, and the current owner  and future 
owners of the property subject to this land use review.  
 
Appealing this decision.   This decision may be appealed to the  Design Commission , which will 
hold a public hearing.  Appeals must be filed by 4:30 PM on December 15, 2016  at 1900 SW 
Fourt h Ave.  Appeals can be filed at the 5 th  floor reception desk of 1900 SW 4 th  Avenue Monday 
through Friday between 8:00 am and 4:30 pm.  An appeal fee of $250 will be charged .  The 
appeal fee will be refunded if the appellant prevails.  There is no fee for O NI recognized 
organizations appealing a land use decision for property within the organizationõs boundaries.  
The vote to appeal must be in accordance with the organizationõs bylaws.  Assistance in filing 
the appeal and information on fee waivers is availa ble from BDS in the Development Services 
Center. Please see the appeal form for additional information.  
 
The file and all evidence on this case are available for your review by appointment only.  Please 
call  the Request Line at our office, 1900 SW Fourth A venue, Suite 5000, phone 503 -823 -7617 , 
to schedule an appointment.  I can provide some information over the phone.  Copies of all 
information in the file can be obtained for a fee equal to the cost of services.  Additional 
information about the City of Por tland, city bureaus, and a digital copy of the Portland Zoning 
Code is available on the internet at  www.portlandonline.com . 
 
Attending the hearing.   If this decision is appealed, a hearing will be scheduled, and you will 
be notified of the date and time of the hearing.  The decision of the Design Commission  is final; 
any further appeal must be made to the Oregon Land Use Board of Appeals (LUBA) within 21 
days of the date of mailing the decision, pursuant to ORS 19 7.620 and 197.830.  Contact LUBA 
at 775 Summer St NE, Suite 330, Salem, Oregon 97301 -1283, or phone 1 -503 -373 -1265 for 
further information.  
 
Failure to raise an issue by the close of the record at or following the final hearing on this case, 
in person or b y letter, may preclude an appeal to the Land Use Board of Appeals (LUBA) on that 
issue.  Also, if you do not raise an issue with enough specificity to give the Design Commission  
an opportunity to respond to it, that also may preclude an appeal to LUBA on t hat issue.  
 
Recording the final decision.    
If this Land Use Review is approved the final decision must be recorded with the Multnomah 
County Recorder. A few days prior to the last day to appeal, the City will mail instructions to 
the applicant for recordi ng the documents associated with their final land use decision.  

¶ Unless appealed,  The final decision may be recorded on or after December 16, 2016  ð (the 

day following the last day to appeal).  

¶ A building or zoning permit will be issued only after the final  decision is recorded.  
 
 
The applicant, builder, or a representative may record the final decision as follows:  
 

¶ By Mail:  Send the two recording sheets (sent in separate mailing) and the final Land Use 
Review decision with a check made payable to the Multn omah County Recorder to:  
Multnomah County Recorder, P.O. Box 5007, Portland OR  97208.  The recording fee is 
identified on the recording sheet.  Please include a self -addressed, stamped envelope.   

 

¶ In Person:  Bring the two recording sheets (sent in sepa rate mailing) and the final Land Use 
Review decision with a check made payable to the Multnomah County Recorder to the 
County Recorderõs office located at 501 SE Hawthorne Boulevard, #158, Portland OR  
97214.  The recording fee is identified on the recordi ng sheet.  

 
For further information on recording, please call the County Recorder at 503 -988 -3034  

http://www.ci.portland.or.us/
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For further information on your recording documents please call the Bureau of Development 
Services Land Use Services Division at 503 -823 -0625.   
 
Expiration of  this approval.   An approval expires three years from the date the final decision 
is rendered unless a building permit has been issued, or the approved activity has begun.  
 
Where a site has received approval for multiple developments, and a building permi t is not 
issued for all of the approved development within three years of the date of the final decision, a 
new land use review will be required before a permit will be issued for the remaining 
development, subject to the Zoning Code in effect at that time . 
     
Applying for your permits.   A building permit, occupancy permit, or development permit may 
be required before carrying out an approved project.  At the time they apply for a permit, 
permittees must demonstrate compliance with:  
 

¶ All conditions impose d herein;  

¶ All applicable development standards, unless specifically exempted as part of this land use 
review;  

¶ All requirements of the building code; and  

¶ All provisions of the Municipal Code of the City of Portland, and all other applicable 
ordinances, prov isions and regulations of the City.  

 
EXHIBITS  

NOT ATTACHED  UNLESS  INDICATED  
 
A. Applicantõs Submittals  
 1.  Original Submittal Package  
 2.  Response to Additional Information Letter, dated September 7, 2016  
 3.  Revised Drawing Package, received September 7, 2016  
 4.  Design Modification Narrative, received September 16, 2016  
 5.  Revised Submittal Package, received September 27, 2016  
 6.  Revised Submittal Package, received October 3, 2016  
 7.  Preliminary Stormwater Drainage Report, received October 7, 2016  
 8.  Loading Demand Analysis, dated October 14, 2016  
 9.  Material Samples & Memo, dated October 18, 2016  
 10 . Revised Ground Floor Plan, received 11/17/2016  
B.  Zoning Map (attached)  
C. Plans/Drawings:  
 1.  Site Utility/Feasibility Plan  
 2.  Vicinity  Plan (for ref erence only)  
 3.  Site Plan (attached)  
 4.  Landscape Plan ð Overall Site/Ground Level Planting Plan  
 5.  Landscape Plan ð Ground Level Planting Palette and Materials  
 6.  Landscape Plan ð Level 2 Materials and Layout Plan  
 7.  Landscape Plan ð Level 3 Green Ro of & Level 2 and 3 Planting Palette and Materials  
 8.  Floor Plan Diagrams (for reference only)  
 9.  Floor Plan Diagrams ð Balcony Floor Area Diagram  
 10.  Floor Plan ð Level 1 (attached)  
 11.  Floor Plan ð Level 2  
 12.  Floor Plan ð Level 3  
 13.  Floor Plan ð Level 4  
 14.  Roof Plan  
 15.  Lighting Plan ð Level 1  
 16.  Lighting Plan ð Level 2  
 17.  East Elevation (attached)  
 18.  North Elevation (attached)  
 19.  West Elevation (attached)  
 20.  South Elevation (attached)  
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 21.  Enlarged Elevations/Typical Sections ð East  
 22.  Enlarged Elevations/Typical Sections ð West  
 23.  Building Section 1  
 24.  Building Section 2  
 25.  Section Detail ð Typical Curtain Wall Sill at Soffit  
 26.  Section Detail ð Typical Curtain Wall at Parapet  
 27.  Section Detail ð Soffit at Concrete Wall  
 28.  Section Detail ð Typical Curtain Wall Horizontal Mullion  
 29.  Plan Detail ð Typical Curtain Wall Mullion at Corner  
 30.  Plan Detail ð Typical Curtain Wall Vertical Mullion  
 31.  Plan Detail ð Typical Curtain Wall Mullion at Spandrel  
 32.  Plan Detail ð Typical Curtain Wall Mullion at Operable  
 33.  Section Detail ð Typical Curtain Wall Mullion at Operable  
 34.  Plan Detail ð Typical Curtain Wall Mullion at Concrete  
 35.  Section Detail ð Typical Parapet at Concrete Wall  
 36.  Section Detail ð Typical Parapet at Brick Masonry Wall  
 37.  Plan Detail ð Typical Curtain Wall Mullion at Brick Wall  
 38.  Section Detail ð Typical Storefront Sill/Bulkhead  
 39.  Section Detail ð Typical Parapet at Green Roof  
 40.  Section Detail ð Metal Panel at Garage Door Head  
 41.  Sectio n Detail ð Typical Glass Guardrail at Terrace  
 42.  Plan Detail ð Typical Glass Guardrail to Steel Planter  
 43.  Section Detail ð Typical L4 Down Light at Balcony  
 44.  Section Detail ð Typical Up Light at Terrace Planters  
 45.  Section Detail ð Bench at Level  2 Terrace  
 46.  Renderings (for reference only)  
 47.  Manufacturerõs Cutsheets 
 48.  Material Photos (for reference only)  
D.  Notification information:  
 1.  Mailing list  
 2.  Mailed notice  
E. Agency Responses:   

1.  Bureau of Environmental Services  
2.  Bureau of Transp ortation Engineering and Development Review  
3.  Site Development Review Section of BDS  
4.  Life Safety Review Section of BDS  
5.  Fire Bureau  

F. Correspondence:  
No correspondence was received.  

G. Other:  
 1.  Original LU Application  
 2.  Pre-application Conference Summary Me mo (EA 16 -115812 PC)  
 3. Incomplete Application Letter  
 4. Signed Request for Extension to 120 -Day Review Period  
 
The Bureau of Development Services is committed to providing equal access to 
information and hearings.  Please notify us no less than five bus iness days prior to the 
event if you need special accommodations.  Call 503 -823 -7300 (TTY 503 -823 -6868).  
 
 
 



 

 

 



 

 

 



 

 

 



 

 

 



 

 

 



 

 

 



 

 

 


